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MEMORANDUM  ^QttTV) 

TO:      Distribution  *   ^^//r»  ,. 

FROM:    Tom  O'Malley  and  Antonio  Torres 

RE:     Washington  Court  (Transitional  Housing)  Project  Review 

DATE:    September  5,  1989 

Overview 

On  September  15,  1989  we  are  planning  to  hold  a  BRA  staff  review 
of  the  proposed  Washington  Court  project  in  the  South  End.   The 
meeting  will  be  held  at  the  BRA  Planning  Conference  Room  at  2:00 
p.m. 

Washington  Court  is  part  of  the  Parcel  to  Parcel  2  linkage 
program.   The  proposed  Pavilion  project  on  Park .Square  will 
funnel  $6.5  million  into  this  project.   The  purpose  of  this 
meeting  is  to  review  the  current  proposal  in  light  of  the  current 
funding  crisis  of  the  state  and  how  we  could  proceed  towards 
construction  without  state  subsidies.   The  meeting  will  be  held 
at  the  BRA  Planning  Conference  Room.   We  are  looking  forward  to 
gather  input  from  BRA  staff  on  all  aspects  that  concern  the 
development  of  this  project. 

Proposed  Project 

Washington  Court  consists  of  104  units  and  123^ structured  parking 
spaces,  36  of  these  units  will  be  for  transitional  housing.    The 
current  concept  proposes  to  develop  it  as  a  cooperative.   The 
housing  complex  is  bounded  by  Concord,  Washington,  and  Rutland 
Streets.   The  unit/income  mix  is  as  follows: 


MARKET  RATE 

IBR 

20 

2  BR 

26 

3  BR 

6 

TOTAL 

52 

MODERATE  RATE 

2  BR 

-il 

TRANSITIONAL 

2  BR 

25 

3  BR 

9 

4  BR 

2 

TOTAL 

36 

Across  the  street  from  this  complex  there  will  be  a  9,600  square 
foot  day  care  and  transitional  housing  center,  which  will  provide 
supportive  services  to  the  36  homeless  households  for  a  period  of 


up  to  two  years.   The  center  is  bounded  by  Shawmut  Avenue, 
Rutland  and  Haven  Streets. 

The  estimated  total  development  cost  for  this  project  is  $21.7 
million.   These  costs  include  $13.5  million  for  hard  costs,  $4 
million  for  soft  costs,  a  $1  million  profit,  and  a  $3  million 
endowment.   The  profit  and  endowment  line  items  are  part  of  the 
tentative  designation  for  this  project. 

Review  Task 

The  most  important  objective  which  we  would  like  to  accomplish 
throughout  this  review  is  to  evaluate  the  possibility  of  reducing 
housing  production  costs  without  sacrificing  the  quality  of  the 
building. 

We  are  requesting  that  all  participants  submit  written 
recommendations  to  Antonio  Torres  by  5  p.m.,  Monday  September  18, 
1989,  even  if  you  do  not  have  any  specific  recommendations  you 
should  state  so.   We  will  then  submit  a  recommendation  on 
Wsashington  Court  to  the  Director. 

Attached,  please  find  a  copy  of  the  proposed  agenda  and  latest 
pro  forma  for  this  project.   You  are  expected  to  review  the  pro 
forma  prior  to  the  meeting. 

Enclosures 

Distribution: 

P.  Wessling 

M.  Sabur 

V.  Karen 

T.  Maistros 

K.  Huang 

L.  Burns 

R.  McGilvray 

M.  Faria 

J.  Kostaras 

M.  Johnston 

M.  Brown 

W.  Lucas 

R.  Fong 


WASHINGTON  COURT  REVIEW 
AGENDA 

September  15,  1989 


I.  Project  Overview 

A.  Parcel  to  Parcel  2  Program 

B.  Community  Review  Process 

C.  Status  of  Park  Square 

II.  Development  Concept 

III.  Design  Concept 


Antonio  Torres 


Muhammad  Sabur 

Antonio  Torres 

Kuhn  S . Huang 
Victor  Karen 
Tom  Maistros 


IV.  Financial  Feasibility 

V.  Other  Issues/General  Discussion 


Antonio  Torres 
Tom  O' Mai ley 
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PARCEL  TO  PARCEL  LINKAGE  II 
PARK  SQUARE  AND  SOUTH  END  TRANSITIONAL  HOUSING 


OVERVIEW 


o  On  January  28,  1988,  the  BRA  Board  voted  to  narrow  the  list 
of  competitors  for  the  Parcel  to  Parcel  Linkage  II 
development  competition  to  two  teams.  South  Park 
Partnership  and  Pavilion  Corporation  were  invited  to  submit 
a  revised  proposal  that,  among  other  things,  produced  more 
housing  units  than  the  initial  proposals,  allowed  both  teams 
to  share  in  the  profits  of  the  Park  Square  project,  provided 
gap  financing  and  an  operating  endowment  for  the 
transitional  housing,  adhered  to  BRA  design  and  development 
guidelines,  and  ensured  ongoing  community  review  of  both 
projects. 

o  The  designation  of  the  South  Park  and  Pavilion  teams 
achieves  the  goals  of  the  Parcel  to  Parcel  Linkage  program. 
Over  $5  million  will  be  allocated  to  the  transitional 
housing  program;  over  $1  million  will  be  provided  to  create 
moderate  income  housing  in  the  South  End;  and  an  estimated 
$3.4  million  in  equity  participation  and  fees  will  be 
received  by  the  South  Park  Partnership. 

o  The  teams  have  set  a  goal  to  comply  with  the  City's 
Executive  Order  on  Minority  and  Women  Business  Enterprise 
Development  Program  for  15  percent  MBE  and  5  percent  WBE 
participation  in  development  related  contracts.  The 
combined  cost  for  development  related  contracts  for  the  two 
projects,  which  includes  but  is  not  limited  to  construction, 
architectural,  engineering,  and  legal  services,  is  over  $62 
million.  This  translates  into  approximately  $8  million  and 
$3.5  million  in  MBE  and  WBE  participation  respectively. 

o  The  transitional  housing  program  will  be  designed  to  provide 
social  services  and  psychological  support  in  addition  to 
low-cost  housing  that  many  women  need  to  lead  independent 
and  self-sufficient  lives  for  themselves  and  their  children. 
While  daycare  and  counseling  services  will  be  located  on  the 
site,  additional  services  will  be  provided  through  links 
with  existing  service  providers. 

o  Over  the  past  three  months  representatives  of  both  teams 
have  met  with  the  Park  Plaza  CAC,  the  South  End  Transitional 
Housing  Board,  and  the  South  End  community  at  large.  In 
total,  over  ten  meetings  were  held  with  these  community 
groups  to  discuss  community  concerns  and  to  review  and 
comment  on  the  two  projects.  The  Park  Plaza  CAC  and  the 
South  End  Transitional  Housing  Board  will  coordinate  citizen 
participation  in  the  two  communities. 


SOUTH  END  DESIGNATION;   SOUTH  PARK  PARTNERSHIP 

o  South  Park  Partnership  in  association  with  Pavilion 
Corporation,  shall  be  tentatively  designated  as  redeveloper 
of  the  South  End  sites. 

o  The  South  End  portion  of  the  linked  project  will  include  an 
estimated  3  0  market  rate  housing  units,  24  moderate-income 
units  and  36  transitional  housing  units  for  minorities, 
women,  and  children.  The  development  will  also  include 
approximately  3,000  square  feet  of  day  care  space  with  a  tot 
lot,  parking,  and  roughly  15,000  square  feet  of  open  space. 

o  South  Park  shall  receive  a  developer's  fee  of  4  percent  of 
the  construction  cost  of  the  South  End  project,  and  shall  be 
responsible  for  paying  all  pre-development  costs  associated 
with  the  South  End  project. 

o  South  Park  shall  be  obligated  to  pursue  diligently  funds  for 
the  transitional  housing  units  from  MHFA  SHARP/707,  EOCD 
Housing  Innovations  Fund,  and  any  other' appropriate  sources. 
Proceeds  from  the  syndication  of  low- income  housing  tax 
credits  for  the  thirty-six  transitional  units  shall  be  used 
to  fund  the  Transitional  Housing  Endowment  Fund  subject  to 
such  requirements  as  may  be  imposed  by  MHFA  or  such  other 
lenders  as  may  be  used  to  finance  the  project.  South  Park 
shall  make  every  effort  to  identify  a  single  institutional 
investor  to  purchase  the  credits. 

o  South  Park  shall  convey  the  thirty-six  transitional  housing 
units  (fully  furnished),  day  care  space,  and  all  related 
administrative  space,  to  the  Transitional  Housing  Board  or 
its  designee  on  a  turnkey  basis.  The  terms  of  the  financing 
of  the  turnkey  arrangement  shall  be  subject  to  the  approval 
of  the  BRA  and  the  Transitional  Housing  Board,  such  approval 
not  to  be  unreasoneOsle  withheld  or  delayed. 

o  In  the  event  that  sales  per  square  foot  of  the  South  End 
market  rate  condominiums  exceed  $200  psf,  the  South  Park 
Partnership  shall  share  the  excess  profits  equally  with  the 
Maintenance  Endowment  Fund  for  the  South  End  project  and  the 
SENHI  Trust  F\ind  provided  that  all  project  costs  have  been 
met. 

o  The  South  End  parcels  shall  be  conveyed  initially  for  $1; 
and  a  fair  reuse  value  per  market  rate  South  End  unit  shall 
be  payable  by  South  Park  to  the  SENHI  Trust  Fund  upon 
conveyance  of  such  units. 

o  South  Park  shall  construct  the  South  End  project  in  strict 
conformance  with  BRA  design  guidelines  and  subject  to 
ongoing  community  review. 


PARK  SQUARE  DESIGNATION:   PAVILION  CORPORATION 

o  Pavilion  Corporation  in  association  with  South  Park  shall  be 
tentatively  designated  as  redeveloper  for  the  Park  Square 
site. 

o  The  Park  Square  portion  of  the  development  will  be  a 
predominantly  residential  development  having  a  maximum 
height  of  155'  and  a  maximum  Floor  Area  Ratio  (FAR)  of  8. 
This  site  will  be  developed  with  110  market  rate  condominium 
housing  units,  ground  floor  retail  space  and  approximately 
100,000  square  feet  of  office  space. 

o  Upon  closing  of  the  South  End  project,  Pavilion  Corporation 
shall  provide  gap  financing  of  up  to  $5.0  million  to  cover 
development  fees  and  the  development  cost  gap  for  the 
transitional  and  on-site  moderate- income  South  End  units, 
said  gap  financing  to  be  secured  by  development  rights  at 
Park  Square  and  such  other  publicly-controlled  collateral  as 
may  be  necessary  to  bridge  the  gap  in  time  between  the  start 
of  the  South  End  project  and  the  Park  Square  project. 

o  South  Park  shall  receive  $1.75  million  as  equity 
participation  in  the  Park  Square  project.  These  sums  shall 
be  paid  on  a  pro  rata  basis  (per  net  sellable  square  foot) 
by  Pavilion  as  Park  Square  condominiums  are  conveyed. 

o  South  Park  shall  be  guaranteed  $250,000  (in  the  aggregate) 
in  professional  fees  for  future  services  rendered  to 
Pavilion  in  conjunction  with  the  Park  Square  development. 
Specific  services  shall  be  as  requested  by  Pavilion.  These 
fees  shall  be  paid  as  billed  so  long  as  the  Park  Square 
development  is  being  actively  pursued. 

o  Pavilion  shall  contribute  $1  million  generated  by  the  Park 
Square  project  to  the  Transitional  Housing  Endowment  Fund. 
If  sufficient  funds  to  enable  cash  payment  of  $1  million 
have  not  been  generated  by  the  Park  Square  project  upon 
initial  occupancy  of  the  transitional  housing,  then  this 
obligation  will  be  secured  by  development  rights  at  Park 
Square  or  any  such  publicly-controlled  collateral  as  may  be 
necessary. 

o  Pavilion  shall  contribute  $500,000  to  underwrite  the 
affordability  of  25  housing  units  in  the  SENHI  Phase  I 
project  to  be  determined  by  the  BRA. 

o  Pavilion  shall  construct  the  Park  Square  project  in  strict 
conformance  with  BRA  design  guidelines,  and  subject  to 
ongoing  community  review. 


THE  TRANSITIONAL  HOUSING  BOARD 

o  The  South  End  Transitional  Housing  Board  was  appointed  by 
the  Mayor  to  design,  own,  and  operate  the  transitional 
housing  and  day  care  service  programs  in  the  South  End 
project.  The  Board  is  comprised  of  29  members  representing 
abutters,  neighborhood  associations,  community  development 
corporations,  local  social  service  agencies,  legal  and 
development  professionals,  and  other  concerned  South  End 
residents. 

o  To  ensure  maximum  community  participation  in  design  review, 
the  Board  will  establish  a  project  review  subcommittee, 
with  abutting  neighborhood  associations  and  individuals,  to 
review  the  design  of  the  project  at  open  public  meetings. 
The  Board  shall  be  responsible  for  providing  community-wide 
notice  of  such  meetings. 

o  The  Board  will  form  a  non-profit  501(c) (3)  corporation  to 
own  and  operate  the  transitional  housing  program  and  day 
care  services  for  the  South  End  project  and  shall  be 
responsible  for  all  related  programming,  property 
management,  and  community  relations. 

o  The  Board  shall  lease  the  transitional  housing  and  day  care 
facilities  on  a  forty  (40)  year,  net  basis  and  shall  have  an 
option  to  purchase  these  facilities  at  Fair  Market  Value  at 
the  end  of  the  tax  credit  syndication  period. 

o  The  Board  shall  have  fiduciary  responsibility  for  the 
Transitional  Housing  Endowment  Fund. 

o  The  Board  shall  design  the  transitional  housing  and  day  care 
service  programs,  including  links  with  other  local  service 
providers,  in/out  placement,  property  management,  and 
community  relations. 

o  These  terms  shall  be  incorporated  into  a  contract  with  the 
Authority  to  establish  the  Transitional  Housing  Board  as  a 
project  advisory  committee.  The  Board  shall  receive  a 
stipend  of  $25,000,  reimbursable  by  the  developers  upon 
closing,  to  fund  legal  and  administrative  expenses. 

o  The  Transitional  Housing  Board  will  assume  no  liability  for 
any  mortgage  or  other  debt  secured  by  the  South  End 
Transitional  Housing  Project. 

o  A  $1  million  Maintenance  Endowment  Fund,  separate  from  the 
Transitional  Housing  Endowment  Fund,  will  be  established  to 
fund  the  maintenance  costs  for  the  36  transitional  units  and 
related  on-site  facilities.  The  $1  million  will  be  funded 
out  of  linkage,  by  a  33  percent  participation  in  the  excess 
sales  proceeds  from  market  rate  South  End  units,  and  by 


other  programs  that  may  be  available  at  that  time. 

The  City  will  work  with  the  Transitional  Housing  Board,  the 
developer,  and  the  State  to  secure  sufficient  operating 
resources  for  the  transitional  housing  social  service 
program. 
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